STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF JULY 25, 2018
FILE NO: SUP-18-095

AGENDA ITEM: E.2

STAFF CONTACT: Kathe Green, Assistant Planner
AGENDA TITLE: For Possible Action: To consider a request for a Special Use Permit to
exceed the number of permitted freestanding signs, to exceed the permitted height for one
freestanding sign, and to increase the permitted sign area for a congregate care facility, on
property zoned Multi-Family Apartment, (MFA), located at 1001 Mountain Street, APN 001-20134.
STAFF SUMMARY: The applicant is proposing five freestanding signs, one at each of the three
street frontages of the site, and two internal to the site, when one freestanding sign with a
maximum square footage of 32 square feet each and six foot height area allowed under the
Code. The height of one of the street frontage signs is proposed at seven foot four inches. The
areas of signage proposed on the freestanding street frontage signs are 16 square feet, 16
square feet and 24 square feet. The two internally located signs are proposed at 28 square feet
and 12 square feet. Internal illumination of one internally located freestanding sign is proposed.
PROPOSED MOTION: “I move to approve SUP-095, a Special Use Permit request to
exceed the number of permitted freestanding signs, to exceed the permitted height for
one freestanding sign and to increase the permitted sign area for a congregate care
facility, on property zoned Multi-Family Apartment, located at 1001 Mountain Street, APN
001-201-34, based on the findings and subject to the conditions of approval contained in
the staff report.”
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RECOMMENDED CONDITIONS OF APPROVAL:
1.

The applicant must sign and return the Notice of Decision for conditions of approval
within 10 days of receipt of notification. If the Notice of Decision is not signed and
returned within 10 days, then the item may be rescheduled for the next Planning
Commission meeting for further consideration.

2.

All development shall be substantially in accordance with the development plans
approved with this application, except as otherwise modified by these conditions of
approval.

3.

PARCEL
All on- and off-site improvements shall conform to CitySUBJECT
standards
and requirements.
APN 009-153-07

4.

The use for which this permit is approved shall commence within 12 months of the date of
final approval. A single, one year extension of time may be requested in writing to the
Planning Division thirty days prior to the one year expiration date. Should this permit not
be initiated (obtain a Building Permit) within one year and no extension granted, the
permit shall become null and void.

5.

The signs shall be designed and installed in substantial compliance with submitted plans.

6.

Sign permits for the signs must be approved through the Carson City Building
Department.

7.

Sign A on Mountain Street shall have the street number shown, per Carson City
Municipal Code, a minimum five inches tall, in a contrasting color to the background.

8.

Sign B on Washington Street shall have either 1001 Mountain Street, or no address
information shown. In no case shall “1001” be displayed by itself.

9.

The signs must be outside of the site distance triangle as defined in Table 12.2 of the
Development Standards (Signs A, B, and C appear to be located close to or within the
site distance triangle. These correspond to the main signs proposed along the entrances
along Washington Street, Minnesota Street – East, and Mountain Street – West).

LEGAL REQUIREMENTS: CCMC 18.02.080 (Special Use Permits), CCMC 18.04.105 MultiFamily Apartment (MFA), CCMC Development Standards, Division 4 (Signage)
MASTER PLAN DESIGNATION: Mixed-Use Residential (MUR)
PRESENT ZONING: Multi-Family Apartment (MFA)
KEY ISSUES: Will the proposed additional freestanding signs be compatible with the
surrounding neighborhood and be in keeping with the standards of the Carson City Municipal
Code?
SURROUNDING ZONING AND LAND USE INFORMATION:
NORTH: Public Regional (PR)/former hospital, offices, medical offices
EAST: Residential Office (RO)/offices, preschool, single family residential, apartments
WEST: Residential Office (RO), Single Family 6,000 (SF6)/medical offices, offices, single family
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residential
SOUTH: Residential Office (RO), Single Family 6,000 (SF6)/medical offices, offices, single family
residential
ENVIRONMENTAL INFORMATION:
FLOOD ZONE: AO, 100 year flood plain
EARTHQUAKE FAULT: moderate potential, with fault zone beyond 500 feet
SLOPE/DRAINAGE: the site is generally flat
SITE DEVELOPMENT INFORMATION:
LOT SIZE: 4.932 acres
SETBACKS: Three freestanding signs are proposed at the boundary of property on the west,
south and east, as well as two freestanding signs internal to the property, not intended to be read
from the street. The signs proposed at the entry ways to the site must meet the minimum sight
distance requiremens.
PREVIOUS REVIEWS:
SUP-17-221 Signs (withdrawn)
HRC-15-045 Landscape improvements (south, adjacent to Washington Street)
LLD-14-049 Delete property lines under Assessor’s Parcel Numbers 001-201-15, 16, 26 & 27
DISCUSSION:
The applicant is seeking to place five freestanding signs on the site. The property has frontage
on Mountain Street on the west, Minnesota Street on the east and Washington Street on the
south. Under Carson City Municipal Code Development Standards Division 4 Signs, the
applicant is allowed only one freestanding sign on the main street frontage as none of the streets
are designated as arterial streets under the Carson City Roadway Functional Classification Map.
The maximum signage allowed for the site is calculated under Development Standards Division
4 Signs at 4.7.2 Multifamily Residential Uses, as the approved use of the site is classified as
Congregate Care Housing/Senior Center Home. The permitted sign area for the parcel is one
sign denoting the name of the multi-family residential use, either freestanding or attached, not
exceeding 32 square feet in area, one address sign not exceeding four square feet in area for
the entire site, and one address sign not exceeding two square feet for each unit within the
complex. Any proposed directional signs on the site will be exempt from calculation in the total
square footage of signage if they do not exceed three feet in overall height and two square feet
in sign area.
The applicant proposes five monument or freestanding signs:
1) At the Mountain Street entry on the west, 16 square feet in signage and an overall height
of six feet.
2) At the Minnesota Street entry on the east, 16 square feet in signage and an overall height
of six feet.
3) At the Washington Street entry on the south, designated as the primary ingress/egress for
visitors to the site, 24 square feet in signage and an overall height of seven feet four
inches.
4) Internally on the property and not intended to be read from the street, 28 square feet in
signage and an overall height of five feet six inches, to identify the Transitional Care and
Rehabilitation Facility.
5) Internally on the property and not intended to be read from the street, 12 square feet in
signage and an overall height of four feet, to identity the Expressions Memory Care
Facility.
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The total proposed in monument signage is 92 square feet, split among five new signs. One sign
is proposed at each of the three entry points, one on the west, south and east of the site for a
total of 56 square feet, with two additional freestanding signs internal to the site proposed as a
total of 40 square feet, with the signs not intended to be read from the street. Although not
specified in the application, in compliance with Development Standards Division 4.7.2 Multifamily
Residential Uses, the business would be able to also utilize one address sign not exceeding four
square feet in area for the entire site, as well as one address sign not exceeding two square feet
in area for each unit within the complex, to provide directions to visitors.
The size of the site is 4.932 acres, with parking primarily located on the east and south. The
primary access is to be from the south, with other entrances on the east and west. Once a visitor
is on the property, it is proposed they will be directed to the appropriate location by means of two
freestanding monument signs, one proposed to the southeast of the therapy building, adjacent to
the parking area, facing southeast, with a second freestanding monument sign proposed to the
south of the memory care building on the north, with the sign facing the south.
Four of the freestanding signs are proposed at or less than the maximum height restriction of six
feet. However, the sign proposed adjacent to the Washington Street entry is proposed with a
height of seven feet four inches. There is an elevation change between the property located
west of this parcel and the proposed location of the sign, as shown in the application on the
picture for Sign B, on page 5 of 11 pages, where the driveway area and sign will be lower than
the adjacent property. While the front of the property faces Mountain Street, the applicant would
like to direct visitors to utilize the entrance on the south as the primary means of access to the
site, and would therefore prefer to have the sign at this entrance approved to be one foot four
inches taller than the code allows at seven feet four inches. This driveway entrance area is
proposed to be very long, with the business and buildings not easily visible until the driver has
committed to the driveway and has started driving to the north toward the interior of the site. The
applicant describes that if a car were to park on the street near this proposed sign, the sign
would be hidden. The concern is that visitors would pass this driveway and not know they are at
the right place until they have traveled past the entrance. The other entry points to the site are
not visible from this location. The applicant states that the additional height for this one sign will
allow ease of entry and identification of the primary access to the business.
Another concern is the need for ease in identifying the entrances to the site in the event of an
emergency. The signs are proposed to be at the three entry ways to the site. As the business
on the site will be to offer congregate care housing services to senior citizens, there is likely to be
more need for ambulance and emergency services. These first responders will need to be able
to locate the site easily, and once on the site, be able to find the specific building where they
have been called to provide service. The two freestanding signs internal to the site will be
helpful in guiding emergency responders quickly to the right building location once they have
arrived on the site.
Staff recommends that the Planning Commission approve SUP-18-095 based on the discussion
in this staff report and the required findings as noted on the following pages.
PUBLIC COMMENTS: Public notices were mailed to 141 property owners within 600 feet of the
subject site on June 29, 2018. As of the writing of this report, no comments in support or in
opposition of the request have been received. Any comments that are received after this report is
completed will be submitted to the Planning Commission prior to or at the meeting, depending on
the date of submission of the comments to the Planning Division.
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OTHER CITY DEPARTMENTS OR OUTSIDE AGENCY COMMENTS: The following comments
were received by various city departments. Recommendations have been incorporated into the
recommended conditions of approval, where applicable.
Building Division: No concerns noted. Submit sign permit for building permit review.
Fire Department:
1. Sign A on Mountain Street shall have the street number shown, per Carson City Municipal
Code, a minimum five inches tall, in a contrasting color to the background.
2. Sign B on Washington Street shall have either 1001 Mountain Street, or no address
information shown. In no case shall “1001” be displayed by itself.
Health Department: No comments received
Engineering Division:
1. The signs must be outside of the site distance triangle as defined in Table 12.2 of the
Development Standards (Signs A, B, and C appear to be located close to or within the site
distance triangle. These correspond to the main signs proposed along the entrances along
Washington Street, Minnesota Street – East, and Mountain Street – West).
Parks and Recreation Department: No comments received
Environmental Control: No comments received
FINDINGS: Staff's recommendation is based upon the findings as required by CCMC Section
18.02.080 (Special Use Permits) enumerated below and substantiated in the public record for the
project.
1.

Will be consistent with the objectives of the Master Plan elements

Goal 5.2a –- Encourage the development of regional retail centers.
Goal 5.2b –- Encourage Reuse/Redevelopment of Underused Retail Spaces.
The site was previously the location of several medical office buildings, which were demolished
and removed. A congregate care housing/senior citizen home was subsequently approved by
Special Use Permit to be placed on the site. The signs would serve to direct visitors to the new
use on the site, as well as to the internal uses within the site.
Goal 1.1e- Sustainable Construction Techniques
The signs will be constructed using materials which are durable and lasting. No water or sewer
will be required for the signs.
2.

Will not be detrimental to the use, peaceful enjoyment, economic value, or
development of surrounding properties or the general neighborhood; and is
compatible with and preserves the character and integrity of adjacent development
and neighborhoods or includes improvements or modifications either on-site or
within the public right-of-way to mitigate development related to adverse impacts
such as noise, vibrations, fumes, odors, dust, glare or physical activity.
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Additional light will be created with the new signs. The three signs proposed at the entry ways to
the site will use fixtures with shielding to direct the light to the sign, not to the adjacent properties,
the sky or the right-of-way. The fixtures will need to be reviewed during the building permit
process for compliance with requirements. The signs must be placed a minimum of 15 feet
behind the curb, which will lessen the impact of the light on the adjacent right-of-way area. The
intention of the signs will be to advertise to visitors traveling on the adjacent right-of-way the
location of the entries to the business. The signs will not cause objectionable noise, vibrations,
fumes, odors, dust, or glare and will not generate physical activity beyond what is common for a
commercial property, described as congregate care housing/senior citizen home.
3.

Will have little or no detrimental effect on vehicular or pedestrian traffic.

More emergency response vehicles are likely to be utilized at this site, as it is designed to serve
senior citizens and congregate care housing. The previous use of the site was also for medical
services, and the former hospital was located directly north of this site. The signage proposed
for the site will enable emergency vehicles to more quickly find the site and then identify the
correct location within the site to render aid in the appropriate building.
The additional traffic that may access this site as a result of this business and proposed signage
was contemplated in the original traffic analysis for development of the site, and will not have a
detrimental effect on vehicular or pedestrian traffic.
4.

Will not overburden existing public services and facilities, including schools,
police and fire protection, water, sanitary sewer, public roads, storm drainage, and
other public improvements.

The proposed signs will not create an impact on public services and facilities beyond those
impacts that were identified and mitigated at the time the congregate care housing/senior citizen
home business was approved by Special Use Permit.
5.

Meets the definition and specific standards set forth elsewhere in this Title for such
particular use and meets the purpose statement of that district.

The property is located in the Multi-Family Apartment zoning district. The purpose of this district
is to provide for the development of a variety of multi-family units such as duplexes, townhouses
and high density apartments and therefore the use of congregate care housing/senior citizen
home meets the purpose statement of this district. The signs will direct visitors to the site.
6.

Will not be detrimental to the public health, safety, convenience and welfare.

The proposed signs are ancillary to the proposed use, and will not be detrimental to the public
health, safety, convenience and welfare. The signs are proposed to direct visitors to the site
entryways and to the correct buildings internal to the site.
7.

Will not result in material damage or prejudice to other property in the vicinity, as a
result of proposed mitigation measures.

The subject property is adjacent to Mountain, Minnesota and Washington Streets. Surrounding
properties are used as offices, medical offices, a preschool and residential. Lighting from the
signs will be equipped with shielding to minimize spillover lighting. The amount of signage
proposed is 92 square feet over five monument signs, three at entryways on the west, east and
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south of the site and two internally on the site. The size and number of freestanding signs
proposed to direct visitors to the site at three street entrances as well as two freestanding signs
placed internally within the site appears to be appropriate when compared to the almost five
acres the business encompasses.
Attachments:
Building Division comments
Fire Department comments
Engineering Division comments
Application (SUP-18-095)
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Building Department Comments
06/15/2018
SUP-18-095 1001 Mountain Street (Ramsey Signs, Inc.)
-Submit complete application for building permit review.

Fire Department Comments
6/19/2018
Comments for SUP 18-095:
1. Sign A on Mountain Street shall have the street number shown per CCMC, minimum 5”
tall, in a contrasting color to the background.
2. Sign B on Washington Street shall have either “1001 Mountain St.” or no address
information shown. In no case shall “1001” be displayed by itself.

Dave Ruben
Fire Marshal
Carson City Fire Department
777 S. Stewart Street
Carson City, NV 89701
Direct 775-283-7153
Main 775-887-2210
FAX 775-887-2209

Engineering Division
Planning Commission Report
File Number SUP-18-095
TO:

Hope Sullivan - Planning Department

FROM

Christopher Moltz, P.E. c/o Stephen Pottéy – Development Engineering
Department

DATE:

July 18, 2018

SUBJECT TITLE:
SUP-18-095 – Monument Signage – APN 001-201-34
RECOMMENDATION:
The Engineering Division has no preference or objection to the special use request
provided that the following conditions are met:
• The signs must be outside of the site distance triangle as defined in Table 12.2 of the
Development Standards (Signs A, B, and C appear to be located close to or within
the site distance triangle. These correspond to the main signs proposed along the
entrances along Washington Street, Minnesota Street – East, and Mountain Street –
West).
DISCUSSION:
The Engineering Division has reviewed the application within our areas of purview relative to
adopted standards and practices and to the provisions of CCMC 18.02.080, Conditional
Uses. The Engineering Division offers the following discussion:
C.C.M.C. 18.02.080 (5a) - Master Plan
The request is not in conflict with any Engineering Master Plans.
C.C.M.C. 18.02.080 (5b) – Use, Peaceful Enjoyment, Economic Value, Compatibility
Development Engineering has no comment on this finding.
C.C.M.C. 18.02.080 (5c) - Traffic/Pedestrians
The existing infrastructure and proposed drive isles are sufficient to provide safe access and
circulation if conditions are met.
C.C.M.C. 18.02.080 (5d) - Public Services
Public services were previously addressed in other phases of design. Current SUP for
signage is not applicable to (does not affect) public services.
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C.C.M.C. 18.02.080 (5e) – Title 18 Standards
Development Engineering has no comment on this finding.
C.C.M.C. 18.02.080 (5f) – Public health, Safety, Convenience, and Welfare
The project meets engineering standards for health and safety.
C.C.M.C. 18.02.080 (5g) – Material Damage or Prejudice to Other Property
Development Engineering has no comment on this finding.
C.C.M.C. 18.02.080 (5h) – Adequate Information
The plans and reports provided were adequate for this analysis.
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